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66th and Highway 2 Commercial Center

Applicant Location Proposal

Tom Huston on behalf of
Apple’s Way, L.L.C. 

S. 60th Street and south of
Highway 2.

Change from Urban Residential
to Commercial for
approximately 39.13 acres.

Recommendation: Denial
This proposal for commercial use is contrary to the approved Southeast Lincoln/ Highway 2 Subarea
Plan and will have a negative impact on nearby roads and the overall road network.

Status/Description

The applicant is proposing that the western 39 acres of the 62 acre site be designated for commercial
land use.  The remaining 23 acres are to retain the current residential designation. The applicant has submitted
a plan that includes approximately 235,000 square feet of commercial floor, including a 138,000 square foot
“big box” store.

Several applications to change the land use designation on this site have been presented over the last
nine years and all have been denied for basically the same traffic impact and entry way appearance. The first
comprehensive plan amendment was proposed in 1993, and included both Shopko and Menards as part of a
290,000 square foot commercial center.  It was denied by the City Council in 1994.  Several subsequent
requests for the commercial designation were considered but rejected after the development of the 1994
Comprehensive Plan. The last request for the commercial designation was denied with the adoption of the
Southeast Lincoln/Highway 2 Subarea Plan in March, 2001.  This request was originally submitted in March,
2004, but was placed on pending at the request of the applicant to allow time to evaluate the traffic  impacts
and work with the Country Meadows neighborhood.  The 2004 request has been modified by the applicant
which is explained in the attached letter from Tom Huston.

Comprehensive Plan Implications

Page 11 of the Southeast Lincoln/Highway 2 Subarea Plan specifically notes that significant
commercial development on this property could “impact Highway 2, the overall road network and adjacent
residential properties.”

Another guiding principle of the subarea plan was to respect the character of the existing low density
residential areas. This property was designated for urban residential uses, though, that did not mean the entire
site would be appropriate for dense urban uses. The City approved R-1 Residential zoning on a small parcel
adjacent to Country Meadows as an appropriate land use. The northwest corner of this site is designated as
a potential site for “Special Residential”, which the Plan states includes “uses such as churches, domiciliary
care facilities, retirement apartments, child care facilities, townhomes or other uses permitted by special
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permit... in more urban settings, which are further from existing single family residences, apartments may be
also appropriate” (page 10 of Subarea Plan.).

A September, 2004 traffic study submitted by the applicant presented three development scenarios
for the site.  Scenario #1 assumed urban residential zoning with 248 single-family residences; Scenario #2
assumed R-3 zoning over 40 acres with 220 units and R-4 zoning over 22 acres with 308 units; and, Scenario
#3 assumed 424,000 square feet of commercial and office floor area.  Of the three scenarios, both #2 and
#3 required a traffic  signal at South 63rd Street and Highway 2, only #1 did not.  Staff has supported
development of the site in a manner consistent with the Comprehensive Plan.  An application to change the
zoning from AG to R-3 for the east half of the site (an area slightly larger that the proposed R-1) has been
delayed at the Planning Commission for several months at the request of the applicant to allow them time to
discuss the proposed development with the neighbors.  Staff found the change of zone request in compliance
with the Comprehensive Plan and is recommending approval.   

The site plan accompanying the amendment provides a buffer of residential transition to the Country
Meadows neighborhood. This proposal may provide an adequate buffer from the noise and light impacts of
the project.  However, the 235,000 square feet of commercial floor area will have an impact on the
transportation network that the neighborhood depends on, and may also have an adverse impact on S. 66th

Street through the neighborhood as well. The proposed plan shows a private roadway through the residential
portion of the development with a connection to South 66th Street with a gate at the boundary between the
R-1 and B-2.  The gate is intended to restrict eastbound/southbound commercial traffic access to South 66th

Street in an attempt to reduce the amount of traffic  through Country Meadows to Pine Lake Road.  However,
the gate can be easily bypassed by executing two right-turns - one onto Highway 2 and then another onto
South 66th Street.  In reality, the gate will likely have a minimal impact upon the reduction of the number of
vehicles using South 66th Street.  The traffic generated by the proposed PUD as opposed to 250 residential
units will result in several times more cars cutting through Country Meadows on South 66th Street.
Additionally, the City has historically opposed gates such as the one proposed.  Gates are contrary to the
Comprehensive Plan which stresses connectivity between neighborhoods and increased accessibility between
neighborhoods and adjacent commercial centers.  The fact that the gate may inhibit public safety response
is also a concern.  Whether streets are in public rights-of-way or private roadways with public access
easements, streets should remain open and unobstructed at all times.

A connection from this site to South 66th Street was antic ipated with the Final Plat of Country
Meadows 4th Addition.  A portion of Outlot A in the plat was designated for right-of-way to allow the
intersection with South 66th Street to be set back a safe distance from the Highway2/South 66th Street
intersection to allow for vehicle stacking.  A second connection was also anticipated with the approval of
original Country Meadows Addition.  Outlot F was extended to the south edge of this tract to provide for a
future street connection.  However, this connection may no longer be feasible due to development constraints
associated with Beal’s Slough and potential wetlands.

To accommodate the commercial floor area proposed, the associated traffic  study calls for specific
off-site improvements in Highway 2.  These improvements include an eastbound right-turn lane  in Highway
2 at South 63rd Street, a traffic signal at the intersection of South 63rd Street and Highway 2, and a westbound
left-turn lane in Highway 2 at South 63rd Street.  Public Works and Utilities is opposed to a traffic signal at
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this location and have noted that the land use plan in the Comprehensive Plan designates this specific area
as residential to reduce the need for a signal.  This proposed commercial land use would significantly increase
the number of vehicular trips generated, reduce the levels of service at nearby intersections, and encourage
additional property owners along this corridor to make similar development requests. 

The Comprehensive Plan (page F41) designates a Community Center in the vicinity of 56th and
Highway 2. Community Centers are defined as centers with less than 1 million square feet of floor area.  The
56th and Highway 2 commercial area actually contains approximately 1.5 million square feet of floor area and
provides a wide variety of commercial services to this area of Lincoln.  Adding another 235,000 square feet
of floor area would further move this area into the Regional Center designation. The Plan states that Regional
Centers should be spaced four to six miles apart. This intersection is within 2 miles of the regional centers at
South 84th Street and Highway 2, and at South 27th Street and Pine Lake Road. There is considerable planned
commercial floor area at South 84th Street and Highway 2 that has not yet been constructed at this time.

Staff has had several meetings over the last several months reviewing development scenarios for this
site.  For a time, the discussions had included a potential street connection from the south of the site over to
South 56th Street to reduce the impact upon Highway 2.  These discussions ceased November, 2004 after
agreement could not be reached between staff and the developer.  A letter from the Planning Director to the
applicant’s representative, Mark Hunzeker, summarizing the result of those meetings is attached.

Conclusion

It has been nearly twelve years since the first application requesting a commercial land use
designation for this property.  Since that time traffic on Highway 2, Old Cheney Road and South 56th Street
has increased.  As development in this area continues, projected traffic volumes on these roads are
anticipated to increase, significantly impacting the functioning of the 56th - Old Cheney Road - Highway 2
intersections.  One of the main reasons the original 290,000 SF Shopko proposal was denied was due to the
significant traffic  impact on the road network that the development represented.  The residential land use
designation was applied to this site (and subsequent attempts to change it have been defeated) primarily over
concern for the traffic network in this area and the appearance of the entry way.  The residential designation
was intended to allow the site to be developed in a reasonable manner that would not significantly impact the
traffic network and enhance the entry way.

Highway 2 will be at capacity in the future, even assuming that the South Beltway is open and  a
significant amount of through traffic uses the beltway.  The traffic  modeling done in 1993 and ever since that
time have reinforced that additional commercial development near the intersection of Old Cheney Road, S.
56th and Highway 2 will have a negative impact. One of the main principles of the Southeast Lincoln/
Highway 2 Subarea Plan is to have “efficient use of the transportation network: land use decisions must
consider the impacts on the transportation network.” The traffic study submitted shows that additional
improvements in Highway 2 will be required to support this development.  These  improvements will not
increase the efficiency of the road network in the area, but will in fact contribute to increased delays and 
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congestion in an area already near capacity.  The traffic study also assumed that most of the commercial floor
area will be used by a home improvement store, which is a relatively low traffic  generator.  Other permitted
uses would further impact the road network.  Approval of this request would be contrary to the goals of the
Comprehensive Plan. 

The public  hearing on a request to rezone the approximate east one-half of the site from AG to R-3
has been delayed at the Planning Commission several times at the applicant’s request.  Staff found the
request in compliance with the Comprehensive Plan and has recommended approval.  Staff is also aware that
there have been proposals for residential use of this land, however, interested buyers have stated that the
property owner has refused to sell the land below commercial zoning value. This property is not zoned for
commercial use and has never been approved or designated for commercial use. The property is zoned AGR
Agricultural Residential. This property is suitable for urban residential uses at an overall density that will not
require a new signal on Highway 2 and will minimize the number of vehicles that will use South 66th Street
to and from Yankee Hill Road.  Home builders are complaining about a shortage of residential lots.  This site
if allowed to develop residentially could provide additional residential lots.  Due to the impact on the overall
road network and nearby roadways, this property should remain for urban residential use and not commercial
uses.

Prepared by:

________________
Brian Will, 441-6362, bwill@lincoln.ne.gov
Planner
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